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INTRODUCTION  
INTRODUCTION  

This document was produced by Engenuiti Architectural Consult-
ants in support of a     planning application by Ruden Homes Ltd.for 
lands owned at Courtstown, Little Island, Co.Cork.  
 

Ruden Homes Ltd. are a local developer with an impeccable track  
record in delivering high quality sustainable housing in the Munster  
region over the past 30 years. It is hoped that, subject to the grant of  
planning permission, construction of this development would commence in 
2024 and would make a significant contribution to affordable housing avail-
ability and the social infrastructure of the Little Island area.  

The lands owned by Ruden Homes Ltd. are currently zoned LI-X-01 for        
residential housing. This proposal sets out a comprehensive scheme for a       
residential development within the LI-X-01 zoned lands.  
 
This architectural design statement should be read in conjunction with  
the accompanying Brady Shipman Martin Landscaping design & reports and 
the McCutcheon Halley Planning reports.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Fig 1.0.1 Location of development site within the context of Little Island , Cork Harbour and Cork City, Application boundary shown in red, .  
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Project Location Project Location Project Location Project Location     

The site is located in Cork Harbour on Little Island. It comes under the remit 
of the Cobh Municipal District. The area has traditionally held some residen-
tial development and of late has become primarily a commercial hub serv-
ing Cork city and the local environs. Little island is home to many of the 
southern regions most important industries such as those found in the 
chemical and pharmaceutical sector and has many distribution and manu-
facturing facilities sited there. Little Island has its own train station, public 
bus service and national school and has been well supplied with a wide 
range of physical and social infrastructure over the years. It is an expanding 
developable area that is in close proximity to the city and has good access 
to the regional and national road network.  

 

Consultancy Team  

The application was produced in consultancy with the following- 
 
Engenuti 
Architectural Consultants (ENG) 
McCutcheon Halley,  
Chartered Planning Consultants (McH) 
Brady, Shipman Martin,  
Planning & Landscape Specialists (BSM) 
Murphy, Mathson & O’Sullivan,  
Consulting Civil & Structural Engineers (MMOS)  
MHL & Associates Ltd.,  
Consulting Engineers (MHL)  
Horizon Engineering Consultants,  
Lighting Design (HZ) 

Architectural & Urban Design References  

Cork County Development Plan 2022 (CCDP,2022)  

 
Sustainable Residential Development and Compact Settlements  
Guidelines for Planning Authorities 2024 

Sustainable Urban Housing: Design Standards for New Apartments, Guidelines for 
Planning Authorities (DoECLG,2022)  

Urban Design Manual: A Best Practice Guide Parts 1 & 2 (DoECLG,2009) Little 

Island Transport Study (CCC, CH2M Barry, SYSTRA, 2019)  

Cork Metropolitan Area Transport Strategy 2040 (CCC, Systra, Jacobs, 2020)  

National Cycle Manual (NTA), (Údarás Náisiúnta Iompair 2020)  



 

INTRODUCTION  
PROJECT DESCRIPTION  

 Ruden Homes Ltd., are applying for Planning Permission for a Large scale Residential housing development at lands  

 located at Courtstown, Little Island, Co.Cork on a gross site area measuring 6.55 Hectares (4.35Nett Ha).  

The built accommodation is to consist of a mix of two, three and four bedroom houses of two and three storeys 
along with a number of high quality dual aspect apartments and duplex units. These areas will in turn, cluster around 
quality amenity spaces that are dispersed throughout the scheme.  

The residential element of the proposed LRD application at Courtstown will consist of the construction of 146 of 
which will be dwelling houses (comprising a mix of 2, 3 & 4 bed, detached, semi-detached & terraced houses) with 
83 no. houses to include an option for constructing a ground floor annex to the rear; and 26no. apartments 
(comprising a mix of 1,2 & 3 bed apartments, arranged over 4 floors above a 256m2 creche facility and 4 commercial 
units,  including 6 no 1 and 2-storey 2 bedroom duplex apartments.  

As well as the residential element, the proposal will also include a community creche, recreational and amenity are-
as and the construction of a portion of a distributor road designated under policy LI-U-05 of the  Cork County Devel-
opment Plan (CCDP 2022)).  

 

 

Further to the above, the proposed LRD application will also include the following elements:  

 

 - The provision of part section of a distributor road (LI-U-05) as outlined in the current CCDP 2022.  

 - The provision of a planted boulevard  with suitable street trees and grass verge to both sides of the proposed 

   distributor road section,  with integrated public access, to include public footpaths and cycle lanes serving the  

   proposed and wider community.  

 - The eastern boundary of the application site with the existing commercial development will consist of a secure  

   2.4m high fence with a landscape buffer of mixed native hedge planting. 

 - The provision of parking to service the proposed community, recreational and amenity  area.  

 - The introduction of a road junction on the Ballytrasna Park Road serving the LI-U-05 distributor which will  

   include pedestrian and cyclist crossing points that can be integrated into the future infrastructural  

   upgrades outlined in the wider Cork Metropolitan Area Transport Strategy.  

 - All associated ancillary site development works including, lighting, drainage, boundary treatments and  

   refuse areas.  
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The policy context for the application site has been assessed in a 
regional context by McCutcheon Halley Chartered Planning Consultants 
in the accompanying Planning Report and Statement of Consistency. 
 
Any proposed scheme also needs to have cognisance of potential future 
development in the adjacent lands. The CCDP 2022 has identified a 
distributor road route [general policy LI-U-05] to run diagonally through 
the site from the exiting entrance towards the south west. An appropriate 
Landscape buffer between the new residential development and adjoining 
 industrial uses to the east is contained within this LRD submission 
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URBAN DESIGN CRITERIA 

PLANNING POLICY CONTEXT 

Site Zoning : 

LI- X- 01 

 

Description: 

Medium A density residential development, small scale local neighbourhood 

center, incorporating a landscape buff er between the residential 

units and other site uses. To provide for future high quality pedestrian & 

cycle connectivity with adjoining zoned lands to the south LI-RR-01 

Fig 1.0.7 Extract from Cork County Development Plan 2022 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Topography  
 

The site consists of a single, relatively flat, agricultural field. There is a slight 
dip towards the western side with a slight rise towards the south- 
east which presents itself as a gentle undulation. The levels are ranging be-
tween  appox.+ 51m & +54m over a distance of circa 360 m (1.1%).  

To the east of the site is the Courtstown Industrial Estate and Harbour Point 
Business Park. This is a light industrial cluster of established          businesses 
providing regional employment.  

 
To the south and west is the site of the former Harbour Point Golf Club and 
beyond this to the west is the Clash Road residential area, the Little Island 
Industrial Centre and the Sitecast Industrial Estate.  
The north side is bounded by residential ribbon development.  

 

 

 

 

Access  

Site access is located at the north east corner along the Ballytrasna Park  
Road and the roadside frontage is roughly 95m in length. The road has  
a publicly lit footpath on its south side which passes the site entrance.  
There is also existing planting on the grass verge between the road and  
the footpath.  

 

 

 

Existing Infrastructural Services  
 

IRISH WATER- There is an existing watermain on the Ballytrasna Park Road 
and mains sewerage available on the Harbour Point Business Park Road to 
the east which Ruden Homes Ltd have a right to access. This information 
has been confirmed by Irish water and forms part of the information associ-
ated with both the certificate of feasibility and design acceptance state-
ment.  

ESB-There is a low voltage power line traversing midway through the site 
running in an east-west direction (10kV) on supporting wooden poles.  
Following consultation with the ESB it was determined that this cable could 
be diverted underground provided that the correct exclusion zones were ad-
hered to.  
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Site Analysis - Approach 

The site is located at the eastern end of Little Island. It is a greenfield 

site and comprises of a wedge-shaped portion of a rectangular field 

that is bisected by the proposed LI-U-05 distributor road. To the east is 

the Courtstown industrial estate and to the west is the site of the for-

mer Harbour Point Golf course. Some ribbon development exists to the 

north west along the public roadway. The former Little Island Golf 

Course continues along the southern boundary and joins with the LI-X-

01 zone at the southeastern corner. The site is bounded by naturally 

seeded hedgerow. 

 
Access is from the Ballytrasna Road to the north. This roadway has a 
generous well-lit public footpath located along its southern edge and 
connects to the existing site entrance. 
 
There is a recent development of high quality housing to the north-east 
with historic patterns of ribbon development to both the north-east and 
north-west. 
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Site - S.W.O.T Analysis 

STRENGTHS 

The site is will located within a context of built up existing 
mixed development consisting of large warehouse 
‘containers’ and detached / semi-detached single and 
double storey family residences. 
It is located near substantial open space designation and 
adjacent to industrial zoning. Along the Ballytrasna road 
there is an area within walking distance identified as a 
location for future community facilities. (LI-C-01) 
The western and northern edge of the site have substantial 
green planting and mature hedgerows. 
The site is fully serviceable with sewage, water and 
electricity and Irish water have agreed in principle to the 
services design whilst the ESB have agreed to overhead 
cable rerouting. 
 
WEAKNESSES  

There is only one single entrance to the site. 
The site has a 10KV power-line traversing it. 
Evidence of a sub surface archeology structure was found 
during a recent GPR survey of the site. A 5m exclusion buffer  
was applied to this area. The structure lies partially within the  
site boundary but outside of the proposed built area .ie House 
 units and roads infrastructure 
 
 
 
OPPORTUNITIE 

The site has potential to connect to the designated open 
spaces by allowing for permeability on its western edge. 
There is an opportunity to provide some apartment 
accommodation both for young professionals and families 
and to provide for any transitory or migratory workers that 
would be associated with the surrounding commercial 
ventures. 
 
The site will become more accessible with the construction 
of the earmarked distributor road (LI-U-05) and the 
completion of the infrastructure described in the CCDP 
2022. 
 
THREATS 

There is existing housing to the north which will require 
careful integration of the northern edge into this suburban 
context. It will most likely require supplementary screening 
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URBAN DESIGN CRITERIA  
Connectivity to Other Lands  

The site is in proximity to a rich and varied existing physical, social and  
environmental infrastructure including education, childcare, local shops,  
sporting facilities and healthcare services. Both the Little Island National  
School and the Time of Wonder Montessori school along with the Gates  
Childcare facility are located within 2km of the site. The Eastgate Retail  
park is appx 1.4km from the site and contains several shops, stores and  
food outlets along with local retail, medical and leisure services. Little  
island railway station is a 2.1km walk from the site and there is an existing  
bus-stop adjacent to the railway station. This transportation node has  
been identified in both the Cork Metropolitan Area Transport Strategy  
2040, (CCC, Systra, Jacobs, 2020) and the Little Island Transport Study,  
Strategy Design Report (CCC, CH2M Barry, Systra, 2019). It is the  
intention of Cork County Council to extend access to this node via shuttle  
and local bus service routes [General Objective LI-GO-05, Cork County  
Development Plan 2022 (CCDP 2022].  
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Any proposed scheme also needs to have cognisance of potential future  
development in the adjacent lands. The Cork County Development Plan  
2022 (CCDP 2022) has identified a distributor road route [general policy  
LI-U-05] to run diagonally through the site from the exiting entrance  
towards the south west. An appropriate Landscape buffer between the new 
residential development and adjoining industrial uses to the east is               
contained within this LRD submission 

 
 

 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

URBAN DESIGN CRITERIA  

DESIGN APPROACH  
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Foreword  

It is the objective of Ruden Homes Ltd. to provide a high-quality development  
catering to current market needs. Ruden Homes Ltd have been engaged  
with the housing market for the past 30 years and have managed the  
construction and sales aspects of the majority of their developments.  
The clientele largely consists of young families, professionals and people  
wishing to upgrade from starter homes. Many of the clients tend to stay  
within a Ruden Homes development even when they are upgrading.  

 

 

 

 

 

 

 

 

 

 

Development Strategy  

The site analysis and the aspirations of the local area plan can work together to 
inform the development strategy.  
 
This strategy can be summarised by the following points- 
•  The proposed development must be permeable to future residential  

development to the south and west.  
•  The  proposed  development  must  be  adequately  separated  and  

screened from the proposed distributor road and the residential zone to the 
east.  

•  While the CCDP 2022 has designated the site to be zoned Medium A  
density residential development with an upper limit for this category  
proposed at 50 dwellings/ha with a lower limit of 30 dwellings/ha and  
a constraint of 500 units across 22.9 hectares within the designated  
zoning, it is our view that 39.5 units per hectare is an eTcient use of  
zoned lands.  

•  In contrast to the desire to maximise density on the site, semi-detached  
houses are the most attractive dwelling type in the housing market and can 
contribute to the creation of liveable sustainable neighbourhoods while 
heightening a sense of local community.  

•  The  development  should  incorporate  all  existing  and  planned  
advantages and incorporate the aspirations of the CCDP 2022, Cork Metropoli-
tan Area Transport Strategy 2040 and the Cork Cycle Network Plan.  
 

Developable Lands  

The planning boundary will include a proposal for the initial leg of the  
distributor road. This land will be excluded from the total developable land.  
The existing requirement to bury an overhead ESB cable will create a 6m  
exclusion zone strip across the site. This area be utilised to provide a  
link road to future development which will traverse the site east-west and  
will be excluded from the total developable land. The total developable  
lands will be 43500 m² ( 4.35 ha). Developable lands were measured in  
accordance with appendix B of the Sustainable Residential Development and Com-
pact Settlements Guidelines for Planning Authorities 2024. 

 

 

 

 

 

 

 

 

Phasing  

The phasing plan accompanying this application shows the development              
proceeding in  4 phases.  
 
Phase 1:  

 53 houses to be completed within this phase. 
 
Phase 2:  

42 houses and 6 duplex apartments to be completed within this phase.  
 
Phase 3:  

11  houses , 20 apartment units, the local creche , 4 commercial units and the 
multi-user games area and will provide for the bulk of the required social 
infrastructure proposed.  
 
Phase 4:  

38 houses and 2 Duplex apartment is the final phase in the development.  
 

REFER TO A0 DRAWINGS 

REFER TO A0 DRAWINGS 



 

URBAN DESIGN CRITERIA  

DESIGN APPROACH  

Site Response  
Given the preconditions of the existing and proposed infrastructure, it was discovered that any solution would naturally divide the site into 
two  distinct areas. The necessary ESB exclusion zone can be paved over and utilised to provide an east-west link road that would also serve 
as a natural distribution and meeting point for the neighborhoods. This central area could then also make for an ideal location for the required 
creche facilities and communal facilities that could create an interaction between families to assist in the promotion of inclusivity within the 
development.  

 

This area could also support a denser level of development and a could support the location of a landmark structure that would also serve as a 
focus of connection and consolidation within the site as a whole. These primary site conditions already reorganised the wedge shape of the 
zoned plot itself into two manageable portions leaving a roughly shaped square in the northern section and a longer rectangle to the south 
side. On approach to the site there are a number of detached houses set in mature grounds with well-established native and ornamental trees 
and hedgerows. The northern site boundary backs onto this housing and the site is entered at the north east corner.  For this reason, it was 
decided that the entrance area should have detached residences emulating the existing conditions along the Ballytrasna Park road and that 
the density should increase gradually towards the site center.  
 

The western and southern boundaries also contain mature hedgerows  and the lands behind are zoned residential. For the benefit of the exist-
ing and future residences it was decided to place back-to back housing along the remainder of the northern and a portion of the western 
boundary that would capitalise on the existing greenery and help to maintain and preserve it. The front of the houses should have direct ac-
cess to the main road but should have a carefully demarcated roads hierarchy and access strategy that would incorporate safe homezones 
and active street areas.  This has been achieved by allowing the perimeter housing to congregate naturally around active and passive super-
vised open spaces and by the use of street paving material proposals that are integrated into an overall landscaping plan as developed by 
Brady Shipman Martin.  This strategy generates two similar areas, north and south, that are aimed at providing accommodation for families 
and professionals on an inter-generational level that would suit the current market needs. For the purposes of this document we are naming 
these areas, character areas  1 & 3 (CA1 & CA3).  

 

The central portion of the site takes on a different character, character area 2 (CA2). To achieve safe home-zones in this area, a  

strategy of creating a parking court was adopted for the creche and apartment blocks and these are to be situated off the main route. Again, 
these homezone areas were clearly programmed by the clever use of landscaping. CA2 contains a number of distinct building typographies, 
namely the creche , commercial Centre and apartment blocks but also it contains a number of house units. It is envisaged that occupants may 
appreciate a more urban lifestyle and may indeed be working in the area and would enjoy a smaller more self-contained property (2/3 bed 
apartments) that still benefits from the proximity to open spaces and the wider development.       
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URBAN DESIGN CRITERIA  
URBAN DESIGN RATIONALE  

The Urban Design Guide- A Best Practice Guide sets out a series of 12  
criteria which should be addressed in the preparation and assessment of  
planning submission. These criteria provide a robust framework in which  
proposals for the design of residential development can be considered.  
The Design Team have set out within this submission how the proposed  
development responds to these design criteria where they are relevant to  
a high quality residential accommodation.  
 
The 12 criteria are addressed individually within this document:  
 

(a) Context  
(b) Connections  
(c) Inclusivity  
(d) Variety  

(e) ETciency  
(f) Distinctiveness  
(g) Layout  
(h) Public Realm  
(i) Adaptability  

(j) Privacy / Amenity  
(k) Parking  
(l) Detailed Design  
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U R BA N  D E S I G N  C R I T E R I A   
 
C O N T E X T   
H o w  we l l  i s  t he  n ew  n ei g hb o u r ho o d  /  s i t e  c o n n ec t e d ?   
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The context of the site has been carefully considered. This development has been 
assessed by McCutcheon Halley Chartered Planning Consultants in the accompa-
nying planning report and statement of consistency.  

 

 

The site occupies a central location in Cork Harbour. Little Island is surrounded on 
three sides by water and just touches land in the north-west corner. This connection 
point has been historically well serviced with the provision of road and rail links. It is our 
intention to be guided by the local area plan, transport initiatives and best practice 
principles to create a design that integrates well within the existing and proposed in-
frastructure.  

 

As the site is located at the gateway to Cork City it has ready access to the pe-
ripheral services available to the city. Mahon Shopping  
Centre and Business Park easily accessed on the South Link Road.  
 



 

URBAN DESIGN CRITERIA  
 

Existing Transport Links  
and Social Infrastructure  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The above diagrams demonstrate walking distances to local services as estimated 
by google. Little Island has a local national school, and is serviced by numerous local 
shops and businesses. it also has a good rail connection which is served by two 
routes.  
 
 

The site is in proximity to a rich and varied existing physical, social and  
environmental infrastructure such as education, childcare, local shops,  
sporting facilities and healthcare providers. Both the Little Island National  
School and the Time of Wonder Montessori school along with the Gates  
Childcare facility are located within 2K of the site. The Eastgate Retail  
park is appx 1.4k from the site and contains several shops, stores and  
food outlets along with local retail, medical and leisure services. Little  
island railway station is a 2.1k walk from the site and there is an existing  
bus-stop adjacent to the railway station.  This transportation node has  
been identified in the both the Cork Metropolitan Area Transport Strategy  
2040, (CCC, Systra, Jacobs, 2020) and the Little Island Transport Study,  
Strategy Design Report (CCC, CH2M Barry, Systra, 2019). It is the  
intention of Cork County Council to extend access to this node via shuttle  
and local bus service routes [General Objective LI-GO-05, Cork County  
Development Plan 2022 (CCDP 2022).  
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URBAN DESIGN CRITERIA                 

Proposal Integrated into Possible 

Future Residential Expansion  
 
Lands currently owned by Ruden Homes Ltd. on the eastern side of the  
site has had its zoning changed under the new CCDP from commercial  
to residential, we have endeavoured to demonstrate how the current             
residential proposal can be extended and integrated further within LI-X-01 as  
a residential development. In this case the eastern boundary of the lands  
currently owned by Ruden Homes Ltd will have a buffer for screening from  
the existing commercial and retail units that form part of the Harbour Point  
Business Park development while the central buffer requirement may  
become largely redundant.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

REFER TO A0 DRAWINGS  

COURTSTOWN LRD APPLICATION   15 

REFER TO A0 DRAWINGS 



 

URBAN DESIGN CRITERIA  
CONNECTIONS  
How well is the new neighbourhood / site connected?  

 

The main spine of the new development will run in a north-south direction  
along the eastern side of the site with three secondary access nodes  
connecting to residential, creche and amenity areas. This spine will  
demarcate the division of the proposed site in this application and will  
be appropriately landscaped in accordance with the landscaping design  
and  report  accompanying  this  application.  Generous  footpaths  and  
designated cycleways will flank this main roadway and will connect to  
the secondary access roads across the development. A central east- 
west oriented secondary route will extend the cycleway and footpaths  
to the western edge of the proposal, which, along with other earmarked  
access points, will facilitate the wider connection to future development.  
The northern and southern secondary routeways have been designed  
to provide access of lesser importance. The northern network of streets  
allows a through route access to the crèche and would alleviate traTc at  
peak times. This will also access the multi-purpose play facility for the  
development. The southern access route is more private and serves the  
residential area located in this portion of the proposal with access to a  
secondary large public open space.  
 
 

The layout provides for a high level of permeability and ease of circulation through-
out the development along with easy access to proposed open spaces, play areas 
and the creche.  

 
 
• The proposed development will include a significant new pedestrian & 

bicycle connection to Ballytrasna Park Road. 

 

• The new connection will follow natural desire lines through the site 

and permeate the proposed development fabric. 

 

• Proposed routeways have been laid out to maximize access for all 

residents and to create links to the wider Little Island community. 

 

• Residents will be within 20 minutes walking distance to a broad range 

of public amenity including foodstores, post oTces, health and fitness 

facilities and an enormous diversity of places of employment. 
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URBAN DESIGN CRITERIA  

Ballytrasna Park Road Upgrade  
 

Ruden Homes have been in discussion with Cork County Council with  
regards to the access point of the proposal along the Ballytrasna Park  
road MHL & Associates Ltd. Consulting Engineers were engaged to  
produce a solution that would satisfy the Councils requirements for road  
and junction upgrade.  
 

The junction proposal should be capable of taking the envisaged increase in traTc 
volume. It was also required that the proposal would facilitate traTc flow and help 
to reduce potential congestion.  
 

To achieve this, the junction would be signalized and a right-turning lane would be 
introduced for traTc turning in to the development. MHL have produced a full re-
port accompanying this application.  

The Cork Metropolitan Area Transport Strategy was taken into account  
when producing this solution and provision has been made to integrate  
the proposed cycle path and pedestrian connections into the junction  design.  

Works will be carried out on lands that are currently owned by Ruden Homes Ltd. 
and part of lands under the remit of Cork County Council. Cork County Council have 
issued a letter of consent which forms part of the documentation submitted for this 
application.  
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URBAN DESIGN CRITERIA  
INCLUSIVITY  
How easily can people use and access the development?  

 
Given the broad range of employment and facilities existing near the proposal 
it would be expected that a diverse demographic need to be catered for. 
The proposal endeavors to address this by the provision of creche facilities 
alongside a wide variety of housing mix and residential typology. 
 
The landscaping and site design proposal has been carried out in accordance 
with national regulations and guidelines for accessibility. The inclusion of 
persons with disabilities was achieved by way of careful choice in surface 
materials and the positioning of crossing points and access to the wider 
public realm. Future connection points to development lands adjacent to the 
proposal have been set out in order to facilitate local connectivity and to 
create a better living environment for residents. 
 
A curving fl owing road network has been designed to facilitate a natural 
reduction in the speed of vehicles. Similarly, the employment of traTc calming 
tables at the main junctions will produce a level of safety for both pedestrians 
and cyclists and will alert motorists to the presence of a residential community. 
The dwelling houses, apartment accommodation and local creche has been 
designed with due regard to the principles of accessible design including 
the current National Technical Guidance Documents and the ‘Building for 
Everyone’ guidelines. 
 
The apartments, located near the creche, will consist of one, two and three  
Bedroom units and will create a higher localized density with easy access to 
the main entrance. 
 
The generously proportioned residential units will provide flexible living 
spaces in excess of the standards set out within the Quality Housing for 
Sustainable Communities Guidelines. These are designed to provide for 
persons with families or young professionals looking to move to the area 
or indeed for persons looking to trade down to a more manageable and 
convenient dwelling. The apartments are large and spacious with no more 
than four entrances per floor and each can be accessed by a lift and stairs 
which have been designed to the current disability access standard (TGD M) 
Bin storage areas for the detached and semi-detached houses will be located 
in the rear gardens. The terraced housing, apartments and creche facility 
will have communal bin facilities designed to be safe and secure. Three-bin 
storage will be provided in all cases. 
 
Each of the proposed unit types demonstrate a considered architectural 
approach appropriate to the receiving environment and the scheme as a 
whole will benefit from a sense of visual rhythm and interest based on the 
variation of house types and layout throughout. All units adjoining the public 
open spaces will incorporate windows addressing these spaces to provide 
passive surveillance and take advantage of the respective orientations.  
The layouts have been designed to eliminate end-gables facing 
the public open spaces. 
 
The proposed development includes a variety of open spaces ranging from 
enclosed private gardens, recessed balconies and ground floor patio areas 
to communal open spaces. 
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URBAN DESIGN CRITERIA  
Part V - Social Housing  
 
 

Part V allocation was agreed in principle with Cork County Council.  
Allocated units are dispersed throughout the proposed development.  
The diagram opposite shows the position and type of unit allocated.  
 

The proposed social housing allocation will be designated as follows- 
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Universal Design  
 

The design of the proposed development has been fully cognisant of the             
principles of Universal Design.  
 
The main points of note are as follows- 
 
1.   The relatively flat gradients of the existing lands allow the creation of  
 an inclusive neighbourhood, with all roads and paths at less than 1:20  

gradients and all open spaces and play areas fully accessible.  
2.   Level entrances and appropriated sized entrance doors are provided  

to all houses and ground floor apartments, with ambulant compliant 
staircases provided for the 21No. apartments not located at ground 
floor level.  

3.   Internally, each dwelling is fully compliant with Part M of the Building  
 Regulations, with a visitable WC at ground floor and the required  

corridor and door widths provided.  
REFER TO A0 DRAWINGS  



 

URBAN DESIGN CRITERIA  

VARIETY  
How does the development promote a good mix of activities?  

 

 

Housing Mix  

As per guidelines we are providing a mix of house types, namely 2,3 & 4 bedroom 
sizes.  
 
The map opposite shows the relative distribution throughout the site.  

Larger family house types are generally positioned near or around public open 

space and active play areas.  

The table below shows the percentages of house type proposed.  

This distribution reflects what we believe the market will accommodate  
given the location of the site and the available local and proposed social  
infrastructure.  

For a full description of house types and apartments refer to accompanying Design 
Booklet  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

References- 

 
Sustainable Residential Development and Compact Settlements  
Guidelines for Planning Authorities 2024 
 

Quality Housing for Sustainable Communities: A best practice guideline 
(DoECLG,2007)  
 
Urban Design Manual: A Best Practice Guide Parts 1 & 2 (DoECLG,2009)  
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URBAN DESIGN CRITERIA  
EFFICIENCY  
How does the development make appropriate uses of resources including land?  
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Density Calculation  

The proposed site area within the planning boundary is 6.55 Hectares and 
the    proposal will consist of 172 residential units and a local creche.  
 
The total developable lands will be 43496m² (4.35 ha).  
 
Excluded areas are as follows- 
•The distributor road and buffer zone measuring 18639m² (1.87 ha),  
•The 6m exclusion zone strip across the site measuring 970 m² (0.01ha)  
 
 
Factoring all of this in the development density is 39.5 units per hectare.  

Note- while the CCDP does not attribute a width to this specific buffer zone, 
we are proposing a substantial landscaped and heavily planted buffer in ex-
cess of 5m which will contain the link road (refer to landscaping drawings 
and report.)  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Open Space  

Public open spaces consisting of active play areas,a multi-use games area 
and passive recreational areas will constitute approx 15% of the developa-
ble  lands.  when  viewed  in  the  contact  of  the  landscaped boulevard that 
buffers between the residential and adjacent zoned lands this area increas-
es to 22%.  

These communal spaces complement the generous private amenity areas 
situated to the rear of every dwelling house and provided for on every 
apartment.  

The majority of private spaces will have full southern sunlight at various  
points during the day. This will ensure that every inhabitant will get full  
benefit from their designated recreational lands and can enjoy the full  
benefits of engaging in social activities provided for in the public spaces.  

 

 

Area to be Taken in Charge  

The proposed site area within the planning boundary is 6.5 hectares and the     
proposal will consist of 172 residential units and a local crèche / commercial 
units. 

The area that will remain in private ownership consists of roughly 3.285 
hectares while the new extra lands that Cork County Council will take in 
charge will consist of approximately 3.04 hectares. This portion of lands 
taken in charge will contain the active and passive public open spaces along 
with roadways, sidewalks and any public amenity infrastructure.  
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DISTINCTIVENESS DISTINCTIVENESS DISTINCTIVENESS DISTINCTIVENESS     
How do the proposals create a new sense of place? How do the proposals create a new sense of place? How do the proposals create a new sense of place? How do the proposals create a new sense of place?     

    

Character Areas  

The site has one access point from the Ballytrasna Park Road. It is a  
relatively flat site and is surrounded on the north and west side by mature  
hedgerows and existing trees. The field that contains the site is to be  
bisected by a local distributor road which will also serve the proposed  
development. These conditions have determined the elongated wedge- 
shape of the proposed development. This shape lends itself to divide  
naturally at certain points. The main access into the built fabric will occur  
roughly halfway along the distributor road and will potentially be the  
busiest area of the site in the future. The north and south sides will be  
quieter and tucked away from the proposed central access route. The  
site conditions allow the proposal to naturally form three distinct areas or  
zones which will have differing characters.  
 

These areas have been demarcated in the diagram opposite and are further de-
scribed below.  
 
Character Area 1  

This area presents itself at the site entrance on the north side of the proposal  
and will be the first view that the public will have of the development.  
It is designed to accommodate two large public open spaces (east &  
west) that contain active playgrounds and passive recreational parkland.  
Larger detached and semi-detached family housing is arranged around  
these spaces and will provide safe secure supervision of these play and  
recreational areas. There will be a minor access junction positioned near  
the site entrance which will meander through this zone and connect with  
the main east-west access route. It is intended that this route can serve  
periodic excess traTc associated with the creche whilst also providing for  
a quieter access to the planned housing.  
 
Character Area 2  

The central east-west access route is intended to be extendable into  
adjacent zoned residential lands to the west of the subject site. As a result,  
this routeway may have an increase in through traTc in the future and is  
designed to accommodate same. We have sought to minimise access  
onto this road and produced a design that will include enclaves of parking  
courts and some apartment living. There will be a number of houses  
facing directly on to this route on the north side. This area will have the  
widest range of unit types and will have a slightly higher density overall.  
It will generate much of the site traTc and will also allow for easy access  
out of the development and avoid bringing traTc into the quieter areas.  
 
Character Area 3  

Like Character zone #1, this area will consist largely of semi-detached  
and terraced dwellings. There will be no through traTc in this area and  
it will offer families a quiet and secure place to make their home. There  
will be pedestrian links throughout the site with designated walkways and  
footpath links.  

 

 

 

FULL LANDSCAPING DESIGN AND REPORT TO BE  
PRESENTED BY DAVID BOSSONET OF BRADY SHIPMAN  
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URBAN DESIGN CRITERIA  
 

 

 

Materials Strategy  

Each area has a distinct character owing to the variety of materials utilised through-
out the proposed development.  
 

We are proposing two distinct finishes which will be applied to the three character 
areas.  

The first and predominant finish will consist of a soft buff themed palate.  
The materials choice for this theme will be golden MOSA coloured brick  
which will be complemented by a light polar finish dash external render and light zinc 
effect porch and dormer where applicable. The brick is to be kept predominantly  
on the ground floor with dashing on the first.  The fascia and soTt colour   
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The second finish will consist of a more urban and contemporary styled palette. 
The brick choice in this case will be grey with a complementary uPVC colour in dark 
navy. The zinc effect finish is also proposed to be several shades darker. We are 
proposing to have a plaster finish to the ground floor with the brick positioned on 
the upper floors. The plaster finish is also proposed to have banding etched into 
the surface. It is envisaged that this palette will be confined to character area 2 
and will be the finish chosen for the creche building and apartment block along 
with the more urban parking court arrangements.  

In each case the exact brick style and uPVC colours will depend on availability and 
supplier.  

 

 

CHARACTER AREA 1 

CHARACTER AREA 2 
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URBAN DESIGN CRITERIA  

CHARACTER AREA 1  
    

    

    

    

    

    

    

    

    

    

    

CHARACTER AREA 2  
    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

    

CHARACTER AREA 3  
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URBAN DESIGN CRITERIA  
Site Sections Sheet 1 - Character Area 1 | 
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Site Sections Sheet 2 , Character Area 1 
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Site Sections Sheet 3 , Character Area 2 & 3 
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LAYOUT  
How does the proposal create people-friendly streets and spaces?  

 

The development is laid out in a series of perimeter blocks which in turn  
focus in on internal active spaces. The buffered zone edge is permeable  
yet screened and is designed for direct and incidental supervision. Special  
attention has been given to the incorporation of end-of-block houses  
which will have a dual aspect orientation to enhance supervision.  
 

The layout provides for an interconnected and permeable development  
that prioritises pedestrian movement. The principles of DMURS have been  
applied throughout. Junctions will incorporate speed tables and designated  
crossing points will be designed in accordance with the National Roads  
Authority and National Cycle Manual recommendations. There will be  
numerous ‘Home Zones’ distributed throughout the development. These  
will be delineated by the use of appropriate materials and will consist of a  
shared-surface areas with pedestrian priority.  

Each area of the site will have its own distinctive character. The areas naturally 
evolved from pre-existing site conditions and have been designed to take ad-
vantage of topography and orientation.  
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PUBLIC REALM  
How safe, secure and enjoyable are the public areas?  

    

    

Paved Surfaces and Roads Heirarchy  
Street widths, parking spaces, and open spaces have been designed to ensure safe 
use of the scheme and all routes and open spaces are positioned to take advantage 
of overlooking and passive surveillance from dwellings and passing traTc.  
 

All public spaces are well overlooked by surrounding development, particularly the 
open spaces, with age appropriate play areas spread throughout the scheme.  
 
Full pedestrian and cycle permeability has been provided.  
 

The public spaces within the development are all interlinked or overlapped  
and car access is relegated in favour of pedestrian priority zones. The  
larger open space will accommodate a formal multi use games area  
(MUGA) as well as an active play area and other open spaces will also  
have active play areas.  
 

CGI of Proposed MUGA | PUBLIC REALM | PLAYGROUND (West)  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

CGI of Proposed PUBLIC REALM | SEATING | BICYCLE HUB (East)  
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URBAN DESIGN CRITERIA  
 

Landscaping Design  
 

For  a  full  description  of  the  landscaping  proposal  please  see  the landscaping 
design and report produced by Brady Shipman Martin accompanying this applica-
tion.  
 

The overriding design intention is to create an inclusive and coherent new commu-
nity based on best practice urban planning principles, giving residents a sense of 
place, ownership and identity.  
 

The design concept responds to the site’s character:  
• Retain good quality trees and hedgerows 
• Create a number of quality public open spaces to provide a strong 

neighbourhood identity  
•  Form  linear  green  buffer  strips  with  boundary  hedgerows  and  

woodland areas.  
•  New housing to overlook open spaces to ensure passive surveillance  

of amenity areas  
•  Reinforce existing hedgerows with new tree planting  
 

The landscape strategy is to;  
•  Retain and protect existing vegetation and reinforce them with new tree  

planting of semi-mature specification on where additional screening is benefi-
cial, allowing the boundaries of the proposed development to be fringed with a 
combination of existing and new trees.  

•  Develop attractive and good quality walking and cycling connections  
within the site and to future circulation links.  

•  Provide  high  quality  usable  open  space  and  provide  attractive  
accessible play spaces  

•  Support and strengthen the character areas of the development with  

planting and boundary treatments  
•  Increase site biodiversity through the use of native and non-invasive  

adaptive planting, including landscape planting measures to protect  
and enhance pollinators as set out in the All Ireland National Pollinator  
Plan 2015,  through  the  provision  of  pollinator  friendly  planting,  
wildflower meadow and shade tolerant planting under trees  

The landscaped buffer will accommodate a new footpath / cycleway  
providing a physical barrier from the traTc on the proposed distributor  
road. It will also be overlooked for the whole length of the development.  
 

The layout seeks to maximise the views from within the houses over the public 
spaces to provide passive supervision.  

The Roads and parking areas are also an integral landscaped element of the                

public realm.  
 
 
 
 
 
 
 

FULL LANDSCAPING DESIGN AND REPORT BY BRADY SHIPMAN MARTIN  
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Entrance and Boundary Treatments  

Boundary treatment wall finishes will be of smooth plaster finish with the 
roadside capping picked out in brickwork. The brick choice will match charac-
ter area material palettes.  

Walls to the front of dwellings on the public road side will be not greater then 
1m in height.  
The rear subdivision site partitions will consist of a post and panel 2m high  
fence that will provide both privacy and security for the rear gardens.  

The walls immediately adjacent to a dwelling house will be built in blockwork 
and have a smooth plaster finish.  
 
It is proposed that a transition wall linking the 2m high section of block wall  
to the front lower 1m high walls will be incorporated into the design and  
be stepped at 300mm intervals to provide a graduated visual transition.  
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Entrance Design  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The entrance and boundary walls from the  Bally-
trasna Park road will be constructed in     natural 
stone and  metal railing. It is proposed that these 
will mark out  the boundary between the existing 
road and the new  construction. Signage built into 
the piers will be used to indicate the address of 
the adjacent portion of the development and will 
assist in creating a sense of  place and help in 
wayfinding.  
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How will the buildings cope with change?  
 

All houses have been designed to meet the requirements of  
‘Quality Housing for Sustainable Communities’ and each house  
will be adaptable. Most unit types will be capable of having an  
extension added to the rear or to have the attic spaces capable  
of conversion by the householders should this prove desirable.  

Each house type has been designed to ensure maximum energy eTcien-
cy, and will comply with the proposed NZEB energy eTciency..This will 
be achieved through maximising passive solar gains, highly insulated 
building fabric, high-quality windows, excellent airtightness, and appro-
priate heating systems (such as air-to-water heat pumps, PV arrays etc).  

Potential Extension to rear of C Type houses (C1, C2, C3, C5)  

 



 

URBAN DESIGN CRITERIA  
Potential Extension to into Attic of C-Type houses (C1, C2, C5)  
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FIRST FLOOR PLAN 

ALTERATIONS 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

    

PRIVACY / AMENITY  
How will the building provide a high quality amenity?  
 

Each dwelling has an area of private open space comprising of rear gardens to 
houses and patios / balconies to apartments. The scheme has been laid out to pre-
vent overlooking and recommended separation distances have been maintained. 
The apartment block is isolated from other housing stock with good separation and 
has its own separate provision for communal open space.  

All public open spaces are easily accessible and are located in areas of lower traTc 
volumes. These will be safe supervised environments within easy reach of all resi-
dents.  

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

3.12 Car Parking Compliance 
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URBAN DESIGN CRITERIA -DETAIL DESIGN  

DETAILED DESIGN  
How well thought out is the building and landscape design  

    

    

Materials Palette : Character Areas #1 & #3  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Selected Concrete Roof Tiles Selected Dash Finish (White Pebbledash) Selected Brick Finish 
Mosa illustrated *  
*Brick subject to availability  
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Materials Palette : Character Area #2  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Selected Concrete Roof Tiles Selected Textured Rendered Finish Selected Brick Finish 
Staffordshire Blue illustrated *  
*Brick subject to availability  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Prefabricated Zinc Dormer Prefabricated Zinc Porch uPVC Windows & Doors (Camden) 
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